
AC
C
EPTED

FO
R
PR

O
C
ESSIN

G
-2021

April30
2:54

PM
-SC

PSC
-2021-120-E

-Page
1
of72

PUBLIC VERSION

APPRAISAL REPORT OF
1213 FLORA STREET

3.15 ACRES (137414 SF) OF LAND AND EXISTING IMPROVEMENTS
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Mr. Robert Wright
Appraisal Department
Dominion Energy
220 Operation Way
Cayce, South Carolina 29033

Real Estate Appraisers and Consultants, LLC

RE AC
"8¹'re en poi rr/ rairb

malus'eptember

I, 2020

Re: The appraisal of 3.15 acres (137,214 SF) of land and existing improvements located at 1213
Flora Street, Columbia, Richland County, South Carolina. Property now or formerly of
South Carolina Electric and Gas Company n/k/a Dominion Energy, identified as TMS
¹R11301-04-24 and TMS ¹R11301-04-06.
Our File No. 20-050

Dear Mr. Wright:
At your request, we have inspected and appraised the property located at 1213 Flora Street, Columbia,

Richland County, South Carolina. The property is further identified in the Richland County Tax Map System
as TMS ¹R11301-04-24 and TMS ¹R11301-04-06. The property contains 3.15 acres (137,214 SF) of land and
is improved with a I-story oflice building containing 7,335 square feet, along with the necessary site
improvements to support the operation of the building.

The intended use of the appraisal is to aid the client in internal decisions concerning the possible sale
of the property as ofAugust 12, 2020. The client is Dominion Energy.

The results of our inspection and analyses are combined in this letter along with the attached appraisal
report which are intended to comply with the minimum requirements, as set forth in Standards Rule 2-2(a) of
the Uniform Standards of Professional Practice (USPAP), 2020-2021 Edition, published by The Appraisal
Foundation.

The value estimates reported in this letter are based upon the facts and conclusions contained in the
appraisal report that is attached and should be considered an integral part of this transmittal and incorporated
herein by reference. Special attention is brought to the assumptions and limiting conditions contained in the
report. No other special assumptions have been made in arriving at the market value estimates. This appraisal
assignment was not made, nor was the appraisal rendered on the basis of requested minimum valuations or
specific valuations.

The interest appraised is that of the fee simple interest. The property has been appraised as if free and
clear I'rom all liens and encroachments which may render the title to the subject property unmarketable.

This letter and the attached appraisal report have been prepared in accordance with the Code of
Professional Ethics and Uniform Standards of Professional Appraisal Practice, as approved and adopted by the
Appraisal Standards Board of the Appraisal Foundation and the Appraisal Institute. The use of this letter and
the attached report are subject to the requirements of the Appraisal Institute relating to their review by its duly
authorized representatives.

17 Calendar Court, Suite 1 ~ Columbia, SC 29206
Telephone: 803.787.0092 www.reacllc.corn



AC
C
EPTED

FO
R
PR

O
C
ESSIN

G
-2021

April30
2:54

PM
-SC

PSC
-2021-120-E

-Page
3
of72

PUBLIC VERSION

Mr. Robert Wright
Appraisal Department
Dominion Energy
September I, 2020
Page 2

After applying the methods and techniques recommended by the Appraisal Institute, and afler
analyzing the data presented in the attached appraisal report, it is our opinion that the market value "as is" of
the fee simple interest of the subject pmperty, as of August 12, 2020, is:

The final value estimates are based upon the various considerations outlined in the definition of
market value. The value estimates outlined within this report are based upon an estimated marketing time and
exposure time of 12 months. It should be noted that exposure time occurs prior to the value estimate and the
marketing time occurs after the value estimate.

Our valuation of the subject properly considered the best Information that was available at the
time of our analysis and users of this appraisal should consider the appraisal may be alfected by the
scope of work. Users are reminded that the appraisal conclusions ln this report are effective as of the
stated date(s) of valuation.

The global outbreak of a "novel coroaavtrus" known as COVID-19 was omclally declared a
pandemic by the World Health Organization (WHO) on March ll, 2020. The reader Is cautloaed, and
reminded that the conclusions presented ln this appraisal report apply only as of the effective date(s)
indicated. The appraiser makes no representation as to the effect on the subject properly of any
unforeseen eveat, subsequent to the effective date of the appralsaL

Respectfidly submitted

S.C. State Certified General
Real Estate Appraiser No. CG 1531

GEKjrJBW/scl
Attachments:
53-Page Appraisal Report
Addenda

)R Llanh., sa
eph B. Woods, SRA

S.C. State Certified General
Real Estate Appraiser No. CG 983

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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20-050 1213 Flora Street Certification

Certification

We, the undersigned appraisers, do hereby certify to the best ofour knowledge and belief that;

The statements of fact contained in this report are true and correct.

The reported analyses, opinions, and conclusions are limited only by the reported assumptions and limiting
conditions and is our personal, impartial, and unbiased professional analyses, opinions, and conclusions.

We have no present or prospective interest in the property that is the subject of this report and we have no
personal interest with respect to the parties involved.

We have not provided any services, as an appraiser or in any other capacity, regarding the property that is

the subject of this report within the three-year period immediately preceding the acceptance of this assignment.

We have no bias with respect to the property that is the subject of this report or to the parties involved with
this assignment.

Our engagement in this assignment was not contingent upon developing or reporting predetermined results.

Our compensation for completing this assignment is not contingent upon the development or reporting of a
predetermined result, value or direction in value that favors the cause of the client, the amount of the value opinion,
the attainment of a stipulated result, or the occurrence of a subsequent event directly related to the intended use of
this appraisal.

Our analyses, opinions, and conclusions were developed, and this report has been prepared, in conformity

with the Uniform Standards of Professional Appraisal Practice.

The use of this report is subject to the requirements of the Appraisal Institute relating to review by its duly
authorized representatives.

below.
We have made a personal inspection of the property that is the subject of this report unless otherwise noted

No one provided significant real property appraisal assistance to the persons signing this report.

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, in

conformity with the Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal

Institute.

As of the date of this report, George E. Knight, Jr., MAI, and Joseph B. Woods, SRA, have completed the

continuing education program for Designated Members of the Appraisal Institute.

SIGNED: SIGNED:

South Carolina State Certified General
Real Estate Appraiser No. CG l 531

Non-Inspecting Appraiser

Joseph B. Woods, SRA
South Carolina State Certified General

Real Estate Appraiser No. CG 983
Inspecting Appraiser

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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20-050 1213 Flora Street

PUBLIC VERSION

Summary of Major Conclusions

Summary of Major Conclusions

Identification of Property: 1213 Flora Street: A I-story office building containing 7,335 square
feet, along with the necessary site improvements to support the
operation of the building.

Tax Map Identification:

Site Description:

TMS ¹R11301-04-24 and TMS ¹R11301-04-06

The site contains 3.15 acres or 137,214 square feet, is irregular in shape,
with an 18.71 to I land to building ratio and located along the northwest
side of Flora Street, Columbia, Richland County, South Carolina The
rear portion of the employee parking area is crossed, southwest to
northeast, by a permanent City of Columbia Sanitary Sewer Easement
containing approximately 0.13 acres.

Improvements: The existing improvements consist of a I-story office building
containing 7,335 square feet, along with the necessary site
improvements to support the operation of the building. The overall
physical condition of the building is good. A copy of the Plat is
contained in the Subject Photographs and Exhibits section of the
report.

Age: The improvements were constructed in 2013. The overall physical
condition is good with the subject's actual age being approximately 7
years with an effective age estimated at approximately 3 years. The
total economic life of the improvements is approximately 60 years with
the remaining economic/useful life being approximately 57 years.

Property Rights Appraised:

Date of Value Opinion:

Fee Simple

August 12, 2020

Highest and Best Use
As Vacant:

Commercial Development (Office), as allowed by soning and as the
market dictates

Highest and Best Use
As Improved:

Interim office use with speculative holding of the excess land

Zoning (County of Richland): M-l, Light Industrial District

Assessable Transfer of interest: The current tax law for the assessment of real estate has a provision
that permits the tax assessor to adjust the market value for tax
purposes to the assessable transfer of interest (contract sales price).
For counties with assessed values considerably less than actual
market values, this will result in higher real estate taxes. The subject
property has a current market value of $677,100 (aggregate). If and
when the subject property is sold, the adjustment point for tax
purposes would be that of the actual sales price and could result in a
change of the property tax liability. This is further discussed in detail
within the Tax Assessment Data section of this report.

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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PUBLIC VERSION

Summa of Ma or Conclusions

Marketing / Exposm e Time: 12 months

Market Value Opinions:

Hypothetical Conditions:

Extraordinary Assmnptions:
There are no hypothetical conditions for this appraisal.

There are no extraordinary assumptions for this appraisal..

REAL ESTATE APPRAISERS AND CONSULTANTS& LLC
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PUBLIC VERSION

Assignment Elements

Assignment Elements

Client and Intended User
The client is Dominion Energy. The intended user is Dominion Energy and/or affiliate. There

are no other intended users. Possession of this report does not constitute an intended user.

Intended Use
The intended use of the appraisal is to aid the client in internal decisions concerning the possible

sale of the property, as of August 12, 2020.

Appraisal Reporting
Based upon the client's intended use of the appraisal, we have prepared an appraisal report of the

property. This appraisal report is intended to comply with the minimum requirements of Standards Rule

2-2(a) of the Uniform Standards of Professional Appraisal Practice for an appraisal report.

Real Property Interest Appraised
The interest appraised is that of fee simple ownership, subject to the existing easements and

encroachments of record. The property has been appraised as if it is free and clear of all liens and

encumbrances which may render the title to the subject property unmarketable.

Type and Definition of Value
Market value is defined in The Dictionary ofReal Estate Appraisal, Sixth Edition, published by

the Appraisal Institute, as "The most probable price that a property should bring in a competitive and
open market under all conditions requisite to afair sale, the buyer and seller each acting prudently and
knowledgeably, and assuming the price is not affected by undue stimulus, /mplicit in this definition is the

consummation ofa sale as ofa specified date and passing of titlepom seller to buyer under conditions
whereby: I) buyer and seller are typically motivated; 2) both parties are well informed or well advised,
and each acting in what they consider their best interest; 3) a reasonable time is allowedfor exposure in
the open market; 4) payment is made in terms of cash in US. dollars or in terms of financial
arrangements comparable thereto; and 5) the price represents the normal consideration for the property
sold unaffected by special or creative financing or sales concessions granted by anyone associated with

the sale. " (12 C.F.R. Part 34.42(f))

Effective Date
The effective date of the appraisal is August 12, 2020; the date of the report is September I, 2020.

Subject of the Assignment and its Relevant Characteristics
The subject of the assignment is to provide an estimate of the market value of the fee simple

interest of the subject property for the possible sale, as of August 12, 2020. The subject site, located at
1213 Flora Street, Columbia, Richland County, South Carolina, is comprised of two (2) parcels,
containing approximately 3.15 acres (137,214 SF) of land, irregular in shape. The improvements consist
of a I-story office building containing 7,335 square feet of office space, along with the necessary site
improvements to support the operation of the building. The improvements were constructed in 2013.
The overall physical condition is good with the subject's actual age being approximately 7 years with an

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC



AC
C
EPTED

FO
R
PR

O
C
ESSIN

G
-2021

April30
2:54

PM
-SC

PSC
-2021-120-E

-Page
9
of72

20-050 1213 Flora Street

PUBLIC VERSION

Assignment Elements

effective age estimated at approximately 3 years. The total economic life of the improvements is

approximately 60 years with the remaining economic/useful life being approximately 57 years. The

overall physical condition is good.

Ownership History
The property was conveyed to South Carolina Electric and Gas Company*, by Deed of M

Lowenstein /k Sons, Inc., dated October 24, 1975, and recorded on December 10, 1975, in the Office of
the ROD for Richland County in Deed Book D 367 at Page 432, for the consideration of $ 10.00; and by

Deed of George G. Matthews, Sr. and Katherine E. Matthews, dated December 6, 1991, and recorded on

December 6, 1991, in the Office of the ROD for Richland County in Deed Book D 1062 at page 825 for

the consideration of $225,000.
sSouth Carolina Electric and Gas Company n/k/a Dominion Energy

Listings and Contracts of Sale
Research of the applicable public records, private data services and an interview of the current

owner, revealed that the subject property is not currently under current agreement or option and is not

offered for sale on the open market. Additionally, according to these sources, the subject property has not

been transferred during the past three (3) years.

Marketing Time / Exposure Time
The final value estimate is based upon the various considerations outlined in the definition of

market value. The value estimate outlined within this report is based upon an estimated marketing time

and exposure time of 12 months. It should be noted that exposure time occurs prior to the value estimate

and the marketing time occurs after the value estimate.

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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PUBLIC VERSION

Scope ofWork

Scope ofWork
As a part of this appraisal, we made a number of independent investigations and analyses. We

relied upon data retained in our office files which we update regularly. The investigations undertaken and

the major data sources used are outlined as follows. We reviewed the local economic and demographic

trends for Richland County on the Site io Do Business website. We studied the available market data and

economic trends of the subject area and neighborhood. We inspected the subject neighborhood and the

subject property. We examined the records of Richland County concerning the zoning ordinance and the

available public utilities in the area. We examined the records of Richland County Tax Assessor's OAice

and reviewed the method of taxation and the specific tax data including assessment percentages and

millage rates applicable to the subject property. We examined the public records for deeds and plats

relating to the subject property.
We obtained improved sales and lease information for comparable office buildings in the

Columbia MSA. Sources utilized to verify the sales analyzed include a portion or all of the following:

public records, aerial photographs, brokers, owners, third parties, real estate appraisal files and

inspections. We have the competency to complete the assignment based upon our experience and

training including the completion of previous assignments involving similar properties.
The intended use of this appraisal is to provide an estimate of the market value of the fee simple

interest of the subject property for the possible sale, as described in this report. Conventional appraisal
theory dictates that market value may be determined by the use of one of more of the three accepted
approaches to value. These approaches to value are the cost approach, the sales comparison approach and

the income capitalization approach.
The cost approach is a set of procedures by which an indication of the value of the subject is

obtained by estimating the depreciated value of the subject improvements, to which is added the value of
the subject site, valued at its highest and best use.

The sales comparison approach is a set of procedures by which an indication of the value of the

subject property is estimated by comparing it to similar properties which have sold recently. Appropriate
units of comparison are used and adjustments, based upon various elements of comparison, are made to
the sales.

The income capitalization approach is a set of procedures by which an indication of the value of
the subject is estimated based upon converting anticipated income into value. The conversion of income
into value is accomplished by capitalizing (discounting) a single year's income or several year's income
into value.

The subject property is currently improved with a I-story oAice building containing a total of
7,335 square feet, along with the necessary site improvements to support the operation of the building.
The subject site is not maximally improved and contains excess land that will be further discussed within
the Highest and Best Use section of this report. In forming an opinion of the "as is" value of the subject

property as improved, the sales comparison approach to value and the income approach to value will be

used. The information upon which these approaches to value are based is from the market and is the best
information available for the application of the approaches to value and will lead to a credible value
conclusion. The cost approach to value has been omitted from this report as this is not a valuation method
relied upon by investors. This exclusion will not lead to a misleading report.

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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Assignment Conditions

Assignment Conditions

Assumptions and Limiting Conditions

The legal description, or other property identification furnished by others, is assumed to be correct,
and no responsibility is assumed for matters legal in nature. No opinion is rendered as to title, which is
assumed to be marketable. Any existing liens or encumbrances have been disregarded, and the property is
appraised as if free and clear, unless otherwise noted in the body of the report.

No current survey of the property was made, and the improvements are assumed to be within the lot
lines, in accordance with local building codes. Drawings, sketches, or maps are included in this report for the
sole purpose of assisting the reader in visualizing the property. Unless otherwise indicated, they are not
engineering drawings.

There is a full compliance with all applicable federal, state, and local environmental regulations and
laws unless noncompliance is stated, defined and considered in this appraisal report.

All applicable zoning and use regulations and restrictions have been complied with, unless a non-
conformity has been stated, defined and considered in the appraisal report.

All required licenses, certificates of occupancy, consents, or other legislative or administrative
authority from any local, state or national government or private entity or organization have been or can be
obtained or renewed for any use on which the value estimate contained in this report is based.

In cases of proposed projects, all permits and governmental regulations are assumed to be secured
and/or complied with.

All major improvements on the property being appraised appear to be structurally sound, unless
otherwise noted within the body of the appraisal. However, the appraiser is not an engineer and has not been
instructed to secure a qualified engineer's certification of the structural soundness of the said improvements or
functional utility of major appliances or mechanical failures which would not be reasonably obvious in the
scope of an appraiser's normal inspection of the specified improvements, or to a prudent purchaser.

Certain information used in this report has been furnished by others. The sources and the information
are considered to be reliable, but cannot be guaranteed.

The subject property is assumed to be under responsible ownership and reasonable and competent
management.

No responsibility is assumed for service or operating inspections of equipment in the building covered

by the appraisal report.

No responsibility is assumed for an inspection of weather tightness of the exterior or interior surfaces
of this building.

No tests of material or equipment were made.

Acceptance of, and/or use of, this appraisal report by client or any third party constitutes acceptance of
the above conditions. Appraiser liability extends only to stated client, not subsequent parties or users of any
type, and the total liability of appraiser and firm is limited to the amount of the fee received by appraiser. This
appraisal report is an economic study for value; it is not an engineering, structural, mechanical, feasibility or
architectural study.

The appraiser is not required to give testimony or to appear in court with reference to this property by
reason of this report unless prior arrangements have been made.

Distribution of the value reported between land and buildings applies only under the existing program
of utilization, and separate valuations for land and improvements must not be used in conjunction with any
report and are invalid if so used.

7
REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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20-050 1213 Flora Street Assignment Conditions

Possession of this report, or a copy thereof, does not carry with it the right of publication, either in
whole or in part, nor may it be used for any purpose by any except the party for whom it was prepared without
the consent of the appraiser, and then only with proper qualifications.

Neither all nor any part of the contents of this report shall be conveyed to the public through
advertising, public relations, news media, sales, or other media without written consent and approval of the
author, particularly as to value conclusions, the identity of the appraiser or firm with which he is connected, or
by reference to any professional societies or designations conferred upon the appraiser.

Users of this appraisal report are directed to obtain the services of a professional engineer to determine
the presence and/or absence of hazardous materials including, but not limited to: asbestos and/or radon gas
and/or urea formaldehyde foam insulation, as well as the structural integrity of the building and the present
condition oF its mechanical systems, since the appraiser(s) has made no such inspection expressly or implied
and accept no responsibility. The presence of such substances or other potentially hazardous materials may
affect the value of the property. The value estimate is predicated on the assumption that there are no such
materials on or in the property that would cause a loss in value.

This appraisal is specifically contingent upon, and the appraiser's understanding that, there has been,
or will be, a removal of any underground storage tanks which exist or which may have existed on the subject
site; also, that there has been no contamination of soils. If contamination has occurred, the contaminated soils
and the source of contamination will be removed and the contamination remedied on the subject site in
accordance with all federal and state regulations.

The Americans with Disabilities Act (ADA) became effective January 26, 1992. Noncompliance with
this Act may have a negative effect upon the property. Since a compliance survey is outside the realm of
expertise of a real estate appraiser, a possible noncompliance with the requirement of ADA was not considered
in this report. An expert in this field should be consulted.

Extraordinary Assuinptions — An assignment-specific assumption as of the effective date regarding
uncertain information used in an analysis which, if found to be false, could alter the appraiser's opinions or
conclusions. (USPAP, 2020-2021 ed.)

There are no extraordinary assumptions for this appraisal..

Hypothetical Conditions — A condition, directly related to a specific assignment, which is contrary to what is
known by the appraiser to exist on the effective date of the assignment results, but is used for the purpose of
analysis. (USPAP, 2020-2021 ed.)

There are no hypothetical conditions for this appraisaL

Jurisdictional Exceptions — An assignment condition established by applicable law or regulation, which
precludes an appraiser &om complying with a part of USPAP. (USPAP, 2020-202 I ed.)

No jurisdictional exceptions have been taken in the appraisal of the subject.

Other Conditions that Affect the Scope of Work
There are no specific conditions that affect the scope of work that have not been outlined within the

body of this report.

Signature(s) / Electronic Signature(s)
The signature(s) contained within this report are personalized evidence indicating authentication of the

work performed by the appraiser(s) and the acceptance of the responsibility for content, analyses, and the
conclusions in the report. The signature(s) were applied by the original appraiser and represent the facts,
opinions and conclusions found in the report. The appraiser applied signature(s) electronically using a
password encrypted method. Hence, the signature(s) have more safeguards and carry the same validity as the
individual's hand applied signature.

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC



AC
C
EPTED

FO
R
PR

O
C
ESSIN

G
-2021

April30
2:54

PM
-SC

PSC
-2021-120-E

-Page
13

of72
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Glossary of Appraisal Terms

PUBLIC VERSION

Assignment Conditions

~Araisal': (Noun) the act or process of developing an opinion of value; an opinion of value.
(Adjective) of or pertaining to appraising and related functions such as appraisal practice or
appraisal services.)

A~i' i 0th PP I h h Ppi d Pt y'" 'I tyh 'g "t.

A~ltd A I ti I thti p iddby pp I q f g I ith
a client.

Client: The party or parties (i.e., individual, group, or entity) who engage an appraiser by employment
or contract in a specific assignment, whether directly or through an agent.

~CtA h: A t fp d tl gh hih I idi ti I d I df th*f I pl
interest in a property by estimating the current cost to construct a reproduction of (or replacement
for) the existing structure; including an entrepreneurial incentive, deducting depreciation from the
total cost, and adding the estimated land value. Adjustments may then be made to the indicated
value of the fee simple interest in the subject property to reflect the value of the property interest
being appraised.

Credible: Worthy of belief.

Discounted Cash Flow C Anal sis: The procedure in which a discount rate is applied to a set of
projected income streams and a reversion. The analyst specifies the quantity, variability, timing,
and duration of the income streams as well as the quantity and timing of the reversion, and
discounts each to its present value at a specified yield rate.

Easement: The right to use another's land for a stated purpose.

~ETi '. A Pit,b d PPdig htdth fth Eglh f ~ *thtth P Phy
interest being appraised would have been offered on the market prior to the hypothetical
consummation of a sale at market value on the eflective date of the appraisaL

FpSi il Ell:Ab It hip b dby y th it t tt, bj t lyt th
limitations imposed by the governmental powers of taxation, eminent domain, police power, and
escheat.

Hi hest and Best Use: The reasonably probable use property that results in the highest value. The four
criteria the highest and best use must meet are legal permissibility, physical possibility, financial
feasibility, and maximum productivity.

Income A roach income ca italization a roach: Specific appraisal techniques applied to develop
a value indication for a property based on its earning capability and calculated by the
capitalization of property income.

Intended Use: The use(s) of an appraiser's reported appraisal or appraisal review assignment results, as
identified by the appraiser based on communication with the client at the time of the assignment.

'niform Standards of Professional Appraisal Practice, 2020-2021 Edition
g Uniform Standards of Professional Appraisal Practice, 2020-2021 Edition
'niform Standards of Professional Appraisal Practice, 2020-2021 Edition

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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20-050 1213 Flora Street

PUBLIC VERSION

Assignment Conditions

Intended User: The client and any other party as identified, by name or type, as users of the appraisal or
appraisal review report by the appraiser, based on communication with the client at the time of
the assignment.

Leased Fee leased fee interest: The ownership interest held by the lessor, which includes the right to
receive the contract rent specified in the lease plus the reversionary rights when the lease expires.

Leasehold Interest: The right held by the lessee to use and occupy real estate for a stated term and under
the conditions specified in the lease.

~Re orts: Any communication, written or oral, of an appraisal or appraisal review that is transmitted to
the client or a party authorized by the client upon completion of an assignment.

Sales Com arisen A roach: The process of deriving a value indication for the subject property by
comparing sales of similar properties to the property being appraised, identifying appropriate
units of comparison, and making adjustments to the sale prices (or unit prices, as appropriate) of
the comparable properties based on relevant, market-derived elements of comparison. The sales
comparison approach may be used to value improved properties, vacant land, or land being
considered as though vacant when an adequate supply of comparable sales is available.

~srw k: Th typ s I I f s d lr i pc i I pp
assignment.

SOURCE: Appraisal Institute, The Dictionary ofReal Estate Appraisal, 6th ed. (Chicago: Appraisal Institute, 20 I 5)

4 Uniform Standards of Professional Appraisal Practice, 2020-202 l Edition

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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Neighborhood Data

Area Description & Boundaries
The subject property is located in the City of Cohuubia wghin Richland County. This wes has adequate access to
Interstates 20, 26 and 77. Itte truest pmdoninant features in the hmndiate neighborhood is the downtown Colunbis

Gentml Business District, The University of South Csrohna and Winisnn Brice Stadium, hoon of The Univemity of
South Camliaa football team Most recent new deveioprmnt in this area is that of student housing for the University

students. Access to shoppmg, schools snd enpioyment centem is good.

Atua & Pluperty Use Characteristics

Locatioa
Build Up

Built Up Q Funy Dev.

Propeny Values~ty
Vacancy Trend
Cbstlgc ul Kcsaolnic Bme

Urbm
Over 7531

Rapid X

Incresriag X
sbortasp X

Inacscing X

Litely X

Skurbm
2551 to 7551

Seedy
Ssue
In Bslsace
Sable
Unlikely

lbnal
Under 2551

Sow
Dccbniag
Over Spply
Dceliniag

T sting Place

Populstton Tread
Employment Tread
Pemonal Income Level

Retwl Sales

NewConuractioa
Vacsacy Tread
Rentst Demand

Land Use Trends
Ssplay/Demsad

Present Land\he Under Bt Btd Owr
67tb 1 Family

551 Retail

I Orb Mubiramily

5tb pince
I Otb ladsttnst

351 Vscsnt

toast

Varencl
0-5%
0-
0-5%
0-5%
0-5% ~he/

to

Land Une

Change in Land Use Litely
Not Litely
Tatmg Place X

67

The uses in the area we msidentiab mtail, umhiatnily
otnce, industrial and sen/ice uses.

~ 1Famgy
~ Multlfamily
~ Industrial

~ Retail
~ Ofnce
~ Vacant

Utilities
Utilities in the subject neighborhood consist of water and sewer provided by the City of

Columbia; electricity provided by Dominion Energy; natural gas, when available, is provided by
Domiuion Energy; telephone and cable services provided by a number of independent carriers. All

available public utilities appear to be in adequate supply for development in the area.

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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Neighborhood Data

Government
Governmental considerations generally include zoning and building codes, real estate tax

burdens, special assessments for fire and police protection, schools, and other governmental services. The

properties located within the neighborhood are within the City of Columbia and the County of Richland

and are subject to the County of Richland Zoning Ordinance. Building improvements are under the

jurisdiction of the City of Columbia and the County of Richland. The combination of the City of
Columbia and the County of Richland having jurisdiction in this area is due to the City of Columbia and

the County of Richland line passing through the subject property.
The County of Richland is the taxing authority for real estate within the subject neighborhood.

Assessments and millage rates are comparable to other similar neighborhoods. It is expected that millage

rates will continue to increase based on historical figures with no additional special assessments

anticipated. The millage rates should not create an adverse effect on the market value of properties in the

neighborhood due to real estate tax burden.

Social Considerations
The Columbia MSA has a well-educated population base which has seen a steady increase in

population. In addition, the available education within the area provides the area with a well-educated

workforce. The majority of land uses in the immediate area are for office uses that rely on this well-

educated population base for the workforce. The stability of the neighborhood indicates a positive social

environment which should allow the neighborhood to remain in a stable period.

As outlined, the neighborhood is characterized by uses. The commercial properties in the
immediate neighborhood are primarily oriented to University use. The neighborhood has some vacant

land for sale. If demand for land is great enough, improved properties will eventually be demolished for

redevelopment at a more intense use.

The neighborhood in which the subject is located has interstate and local downtown access. The

neighborhood is considered urban and is within close proximity to the downtown Columbia business

district and the University of South Carolina.
The area within a I, 3, and 5 mile radii of the subject property is growing at a moderate pace. As

outline in the neighborhood section the primary uses include residential, retail, multifamily, office
industrial and service uses. The commercial properties are primarily oriented to the intersections and

major traffic corridors within the immediate neighborhood, and the uses on 1213 Flora Street are

oAice/service uses.

Columbia Office Market
According to the Colllers Keenan 2nd Quarter 2020, ~ice Research dI Forecast Reporl,

summary the Columbia CBD area for Class B space has a total vacancy rate of 12.57% and an average

asking lease rate of $21.27/SF. The Suburban Submarkets for Class B space has a total vacancy rate of
8.01% and an average asking lease rate of $ 16.87/SF. According this report, the total Columbia Market
has a vacancy rate of 9.24% and an average asking lease rate of $ 18.21/SF.

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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Research 8 Forecast Report,f„s

COLUMBIA;WC~-I
Q2 2020 jt

'iM

Collicrs

What will be the impact to the Columbia office
market from COVID-19?

Crystal Baker Research Coofdinalor I South Carolina

Key Takeaways
2 Ompite ntealtv. absorphon dur ng ltv& COyfo 19 quare& ls .

p &nod. Culumb o ofhce v&r.»ncy rote &litt erm ns low ut 9.24%.
Wf&rn pamiemK re tr clio& s ar. relaxeri v lihwi mark"' I vly
&9 spm! dlor Iur .v r the nasl o months.

3 Lms popul&!ed !chary mwketA ilk Cclumba, may am h v

pos'.-Coronavirus chongcs than major and s«corKhry mark I .

Magkat IndioatoysIv»'u f '

vwinm:v

h ET ABSORPTION

CCW'STRUCTON

RE& TAL

RATE'T

2070 Os 7070

Columbia changes are minimal
1he Coy D-1') ponder &c hss absrvd lao I perations of almosi

every lyp& of bus ness Ihrougtout Ii&e wor kf. Major and somr&dar y
markets are Iaely to change lhe mosi, wh'le ier Sary mnr'th. 9&Kh

as Cotumb&0, may surwv. w lh lmited ov.roll chongas. For scv.ral
months quo rant&no reslr Kbanv forced busincsmv lor shul dovm,

sw Icl too remote wwks&g envronrnenl ot mrirrnr opmalcms
using assen&ol employ. &s only. Now lh&l &astra liuns an: be&te

retasol or l&fI'ed. Ihe tkgree lo which various markets are adhctmf
bh sad on sile and population dens ay &s becoming apparent.

During a mg lor weekly commu!0. employees wiihin nohr and
secondory markets rdy h.av ly on mass trans&I cresting rmllions

of d 3 ly interac trans. ft was. and still is, necessary to rema h: this

a spec I for e&nptoycos due lo Ihe Co rona virus. a &0 switch lo s
remote won env&tor m.nl lo .fsnirwle I 1m heh-lev.l af soc al

mlerhct on. Dusirwss 0 unhb!e la aroommodslr%mployeas vmrk ng
rema', ly nr nov mther lank ng lo expand ihor footprink or

working s'sl'aps"i!y by rsu'er a !*mating am k day& or r 'ng

mist rg h'its&nwder tosh d. by sorel d stare nvslandards
w ih n 3 ns.ly.popualed of!Kes.

Conv rs ly 0hw&ges w Ihir sr alter markets «oy be un&urn i 'calrlu

Lrmato Ihe poputalen is Nss dense. Th. nw&oi fly of Calumb&o

ernploycch 0 e nol rukuhl on mass Iro& s&l Iur !!vhr rlo ly curn:tule.
Ih y drivh*lor lo and from work. In Old &inr, mme cnmpan&nn

hr rhoocingtnconunu.w rking nar .nnt. rvronn nifnrih
.L ire.flow wv.m ~ twilt vh& hovrblwck'om fma

'Iu c I rIw v u 9 Uwc

'n&nr.'ummary

Statistics
02mfonh t ON u I

VK&my Rate

I.hangs from O2 7&19

t h NI

Abnafaoh
Itmwhv se » u

I .NConanKtca
I a &vu ss f&t&I

MN&cI CBO Suturlen

9.24% 0.4$%

-133 -472

-lb.2S -720

0 0

Una. I Coharucl an
TS.SB 0(t&owusw I u

'Nt& 'N& «&K& w &av «JI IJ g

Asking Rants's

n 3 c n Mots& ceo

IJwr&s

Chango from OT 2019

sl&21 $2LTS $2440

~4.00% 93.42% v3.22%

\2140 $22%7 $20.0$

Clams I 0 02 nn& 0.70% 0.00% 41.30%

Claw B $10%2 $2L27 $1$$7

C&ung! troth 02 Wlv v4.07% v$.00% s2.07%

Nlmm&Jury!&acchahi"Nl!Irwk yv&vfr anJOJIJorrcro uwuw iv&luhc n sale fm,,fo&w& ntvithxulmmsm&ccccnrltxwuf&wh&owtr&oorrv

r n&N Nrhr Irnwrhr Nror& nn mrl n shiv wnymurnnrrtff toute newer nnur 4\ Jxm&y arrow! p»r&nln 4& Nahocnshslya, Iwm rf. Ny
mmwhvs Rr Nmotroor, I J rhwhhr!f!Ivvpurxeoa &Insv&roar e Jfwf Jnoyelhrmxrm rtr aem! nfhnvnvf
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selung wiih soctal dhsmncing safely pracmtlfons snd rules rn place
lo firn I vr;ilare and nleraclion. Columbia tenants interested tn

fad l print expansion due lo coyID 19 are lacking op liens anr huloble
ln low vacancy rates and the absence of new olffce co tilruci o .

fhw tore, many tens nis have. or w g likely, renew tosses st their
cuimnt locstxtn. Other than new rules and social distancmg.
Columbia office tenants ere liitely lo return to business-os-
vsuel tn llm next few quarters seeing few other changes carded
by coylo 19. some. however, may choose lo sask aliarnsltve
proper ties

whar 

. Ihe tenant controls Ih. en vlmnmenl. A surge
ttt leasing ard purchastng d rect.entry spasm and free ilxmftng
build ngs is expected.

Market Overview

Overall Columbia Market

The Columbia ofhce market a compnswt of approomuloly l6!
m 8 on square feet. The Colurr hie ofhce market postml e negaitva
sbsarpilon of 16,2ri8 square lest du. to nevslive Class 8 oihc.
act v ty. Together Class A end Class C ofhce space absorbed 3T 439

~quare fees As a resuh of ihe ovamg necsave absorptinn, tha
overaff merest vacancy rais rose from 914'S lail quaner to 9.24%
dunng the second qusner of Ihts year. Canvarsely. Class A rre ks'acancydropped from 946% durtr g Ihe fvst quarter af 2020 lo
869% ih s quarter. Ttw overag msrkal watghma full scrvca rcnwl
rat.i «v.raged S1821 Iwr iqt s s loot.

Significant Transactions
Acconing lo Costar, dur'ng thc second quarter of 2D20 th.re woe
approximately 13 othce sale transacthns within the Columba mern.t.
there were 29 executed at!ice lear ra or renewets during ibis querier.

Sales
t Put k West Reahy purchased the 49450square-foot off'c

building lacaitd ot 151 Westpark Boulevard within the St. Andrews
submarket lor t313 mtgion.

k Nolon Holdings, LLC purchased 4 20,822.squar -tool. Iwo.properiy
m deal office portloko for Slag rniltion.

Market Forecast
Wail wnaller rrwnels like Columbia mays e modest ctrarycs in

s post Cotonavtro, enwlonmenl. Ilw to wel sun4y be an tncrcm.
tn rental rates. In order for buldkng otvners to balance Ihe cml of

tncreaswf safety p waul orts srd sddtlional lanilo rot s. vtc\s. aine
op rains expenses wa narcose pushing rental rain upward tn if e
r its l few quartet 5. Minimal t nar ket c Iwnges emt ris ing i e nial rates
within ihe Columba mark i may present sn opportunity for new
Calumbw constructxm tvxhtn ihe cammg years. Also, ncreased
nle rest (ntm mefw and sa 4 nebry ma x. I le nants took inq lo relocate

to less dens. nims will malo calumbia on a free lwa option n Itv.

htnlrp..

Columbia Cantrai Business Oistrict (CBD)

Th. Columbw central bmtnssv d slncl consols of 5.56 mg on
iq tare feet. New construction activiiy ts wrluagy nonext ~ teni.
Dur'ng the mcand quarter of 202CI downxwvn offi:m pasted 4

nagoitvc sbsorptton oi 7160 square feei. Class A afficc space
absorbed I'661 square feet, white Class 8 and C posted ncgsbve

absorp firn . Dua to the negative absorption. the central bus nevi
d slrot vacancy rate vtc eared from 8.55% last quarter to 868'S
durmg the accord qua. Ier of 2020. The oversg overage full service
weigttted renml ruie in dovmiown offices rox ~ from f2026 per
square foot dur ng the fast qmne of POPO to s 21.75 per squire
fool Ihs qu* ler.

Suburban

Tha Columbia suburban markeis cons st of 10.83 ntig on squar.
fm I of offtce propert es. Ou tng thi s.cont quarter of ?020 Ihe
Columbta subu ban rre kata posted a negsliv. absorptron of 9088
square feet however, close A ofhce space nbsorbed ping? squnra
te i and Class C offices absorbed10698 squar feat.g.cond
quarter nagalar. absorption pushed th. suburban vararcy mte up

sightly from 9A'1% last quaner lo 953% dunra the recond quarter
of th s year. Tto overall s ubur ba n office lull s sr v ce wag tiled rental
rates averaged s16.60 per squats fool lire quarter. The rental rale
*v.rages anged from S?0.50 par quare fool n northeast Cl~ ~

8 suburbs ofhces to s1100 per square tom in Lextngtan class 8
space.

Commercial Reel Gstoto Growth Cycle:
When the market stands and where it is going 0
ncw cansyaucrmn QQ
nsnyAL aA
mtpkayllg
acctannc

OO
OO

00

2 Sotdh Caroirw Reseweh 1! Forecee Report I 02 2020 I Columbia ONce I Colliera international 006
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Neighborhood Data

On the following pages is a Site Map and Graphic Profile analysis covering a I, 3, and 5-mile

radii of the subject property prepared by The Sire io Do Business.
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Conclusion
The City of Columbia and County of Richland has a well-educated population base which has

seen a steady increase in population. In addition, the available education within the area provides the area

with a well-educated workforce. The majority of land uses in the immediate area are for student housing,

industrial, commercial and service oriented uses. A number of properties in this area have been acquired

by The University of South Carolina as the University campus continues to expand in this direction. An

example of this is the former mill building located across Flora Street from the subject, containing

approximately 6.20 acres, that was acquired by The University.

REAL ESTATE APPRAISERS AND CONSVLTANTS, LLC
20



AC
C
EPTED

FO
R
PR

O
C
ESSIN

G
-2021

April30
2:54

PM
-SC

PSC
-2021-120-E

-Page
25

of72

20-050 1213 Flora Street

PUBLIC VERSION

Description of Site

Description of Site

Location/Description
The subject property is an interior site located along the northwest side of Flora Street. Full

access to the site is available from Flora Street. Broadway Street, shown in the aerial photograph below,

has been closed and absorbed into the redevelopment of this site in 2013 when the improvements were

constructed.

/

v

s
e I

s

Source: Richland County G/S I/or demons(ration purposes only, not to scale/

Size and Shape
The subject property, comprised of two (2) parcels, containing a total of approximately 3.15 acres

(137,214 SF) of land, irregular in shape. A copy of the GIS Map is shown above to provide a better

understanding of the size, shape, and location of the property. A Plat of the subject property is in the

Subject Photographs and Exhibits section of this report.

Road Frontage/Access
The site has approximately 404.74 linear feet of road frontage along Flora Street. Access to the

property is via Flora Street.

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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Description of Site

Topography, Drainage and Soils

The topography of the site is mostly level and at grade with Flora Street. The drainage appears to

be adequate. The soils on the site are suitable for development as indicated by the current improvements

which have been developed on the subject and adjacent properties.

Easements/Encroachments
Typical utility easements are located on the subject property as noted from the inspection. The

typical easements do not have a negative impact on the use or desirability of the property. As previously

noted, the rear portion of the employee parking area is crossed, southwest to northeast, by a permanent

City of Columbia Sanitary Sewer Easement containing approximately 0.13 acres.

Zoning
The subject property is zoned M-l, Light Industrial District, by the County of Richland Zoning

Department. This district "is intended to accommodate wholesaling, distribution, storage, processing,

light manufacturing, and general commercial or agricultural uses. Certain related structures and uses

required to serve the needs of such uses are permitted outright or are permitted with special requirements

and/or special exceptions." The current improvement utilized as an oAice is a legally conforming use.

The setbacks and building height requirements within the district are as follows:

xlillillllllll Vrtrtl Itvlillirvlneuln I f4'4'1'I

25'0'/A N/A

Deed Restrictions
No recorded deed restrictions on the use of the property were located.

Tax Assessment Data
The tax data for the subject properties was obtained from the tax records of Richland County with

the property identified on Tax Map ¹R11301-04-24 and Tax Map ¹R11301-04-06. The chart below
shows the size (acres) per county assessor. The 2019 fair market value of the property (based on 1.04

acres) is $677,100 with $626,00 allocated to the land and $51,100 allocated to improvement. The

property is exempt from taxes as it is owned by South Carolina Electric and Clas Company n/k/a Dominion

Energy. The millage rate and taxes for 2020 have not yet been assessed. If sold into private ownership,
this property will be reassessed and taxed by Richland County.

Stoned
an Asoeego land

Aeeeeeode M
aniggiig Atirndndnt

2019 Tales Slel I

Oaes —, Total

R1130tdrt-24 12trl Store Street 0 90 $202.600 $0 $0 $0 $202,600 Be 1 Bo t

RII301414416 19Boedoe Seeet 0 14 $423400 $31100 $0 $0 $474 300 Bo t Bo t

Saeree. RnhrondCaen Assessor'RrrhlandCann Tnaserer

The current tax law for the assessment of real estate has a provision that permits the tax assessor
to adjust the market value for tax purposes to the assessable transfer of interest (contract sales price). For
counties with assessed values considerably less than actual market values, this will result in higher real

estate taxes. The subject property, as a whole, has a current market value of $677,100 (aggregate). State
22
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property tax legislation (Act 3SS) passed in 2007 allows for reassessment increase to be capped at 15%

over a five-year period. Additionally, when a property is sold in a transaction that is considered an

assessable transfer of interest (ATI), the property is subject to an immediate reassessment to the amount

of the sales price. Legislation approved in 2011 is applicable to all primary residential properties which

are assessed at a six percent (6%) rate and include commercial properties, investment properties and

second homes but excludes manufacturing properties assessed at 10.5%. Properties will receive a 25%

exemption from the sales value for taxation purposes. The exemption cannot decrease a property's

assessed tax value beyond what is already established on the county tax rolls. All properties will continue

to be subject to each county's reassessment program and will be subject to the 1% cap on tax increases for

each five-year reassessment period.

The following calculation estimates the taxes for the property based upon an Assessable Transfer

of Interest (ATI) that will occur at the time of sale and is estimated based on the appraised value shown

herein:

ATI iit 75'%if hi nrhct V:iluc

1207 Flora Street, Columbia SC

TMS ¹R11301-04-24 and TMS ¹R11301-04-06

SF

MV for Tax
MV Per SF

Assessed Value

Rounded
Tax District - I CC
Tax Amount

Local Option Tax Credit

7,335
$1,575,000

$214.72
$94,500
$94,500

0.551400
$52,107.30

$5,417.46

Tax Amount

RE Taxes Per SF
$46,689.84

$6.37

Tax Credit

MV
Lost Credit Factor
Tax Credit

$94,500
0.057328

$5,417.46

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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Flood Insurance Rate Map (FIRM3
According to a review of the Richland County FIRM Map 45079C0357L, dated December 21,

2017, the property is located within Zone AE AND X. The majority of the property is not in a flood

hazard area; however, there is a portion of the western boundary that is located in a flood hazard area.

The Richland County GIS Flood Overlay below will provide a better understanding of the size and

location of the flood hazard area.

Potential Environmental Hazards
An environmental site assessment has not been performed on the subject property. We are not

experts in environmental conditions; however, we recommend that any potential purchaser of the site

have an environmental site assessment performed. If an environmental site assessment is performed and

negative environmental conditions are present, a re-appraisal may be required. It should be noted that a
railroad right of way is located along the subject's northeast property line. Rail cars are noted for

transporting junk cars, petroleum products, solvents, construction debris, etc. that could be hazardous.

Wetlands
A wetlands delineation has not been provided. The available survey makes no reference to

wetlands. We have assumed the property has no significant jurisdictional wetlands which would have a
negative impact on the site.

Utilities
Utilities available to the subject property consist of water and sewer provided by the City of

Columbia; electricity provided by Dominion Energy, natural gas, if available, is provided by Dominion

Energy, telephone and cable service provided by a number of independent carriers. Available public
utilities appear to be in adequate supply at reasonable rates.

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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Description of Improvements

Overview
The present improvements consist of a I-story office building containing 7,335 square feet. The

improvements were constructed in 2013. The overall physical condition is good with the subject's actual

age being approximately 7 years with an effective age estimated at approximately 3 years. The total

economic life of the improvements is approximately 60 years with the remaining economic/useful life

being approximately 57 years. The overall physical condition is good. The subject has a land to building

ratio of 18.71 to I which exceeds what is typical for this type improvement.

Dimensions
The dimensions of the I-story office building are irregular containing 7,335 square feet. A copy

of each Sketch is contained in the Subject Photographs and Exhibits section of the report to provide the

reader a better understanding of the size and shape of the building.

~p'm
This building is designed and used as an office and payment center with drive thru. The building

is constructed on a concrete slab foundation a brick veneer exterior. The floor plan is made up of an entry

foyer; reception area; eleven (11) private offices; education area; teller area; counting room; breakroom;

copy/mail room; conference room; three (3) restrooms; and closet rooms for janitorial; electricai and

storage. The floor coverings are carpet; hard tile; and vinyl tile. The finish is average. Interior walls are

drywall. The ceilings are acoustical tile with flush mount fluorescent lighting fixtures. This area is

centrally heated and cooled.

Drive-Thru Fscili Ares
The drive thru area is three (3) lanes, teller operated and utilized for utility payments. Associated

with the drive thru area is the teller area and counting room.

HVAC
We are not experts in HVAC systems but it appears the HVAC systems were was working at the

time of our inspection.

Electrical
The electrical system is typical of this type improvement and appears adequate for the current

requirements of all building. There did not appear to be any visible deficiencies in the electrical system

upon inspection. However, we are not experts on electrical systems. It should also be noted that, typical

of offices utilized for payment centers, a generator back-up system is located at the rear of the building to

maintain power to the computers in the event of a power outage.

Parking
Adequate parking for the subject improvements is available. Parking on the site is predominantly

marked, paved asphalt. Ingress and egress to the parking locate is by way of Broadway Street. There is

excess parking to operate an office building as the requirement by zoning is 17 spaces or I space per

every 450 square feet. The subject's existing public parking is made up of 45 marked spaces with two (2)

25
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Description of Improvements

of these being handicapped. Employee parking is located behind a security gate and contains 21 marked

spaces of which one (I) is handicapped.

Landscaping
The subject property has good typical landscaping for an office building.

Condition
The subject building was designed, constructed and is functional as a I-story office building. The

overall physical condition of the interior is good with the exterior condition being good. The

improvements were constructed in 2013. The overall physical condition is good with the subject's actual

age being approximately 7 years with an effective age estimated at approximately 3 years. The total

economic life of the improvements is approximately 60 years with the remaining economic/useful life

being approximately 57 years.

Conclusion
The subject's land to building ratio of 18.71 to I and the excess parking are indicators that the

subject property has excess land that could be utilized for expansion of the existing building or sold off
for development of the excess area. This will be discussed further within the Highest and Best Use
section of this report.

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC
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Subject Photographs and Exhibits
Date of Subject Photos: August 8, 2020 (Exterior) and August 12, 2020 (Interior)

LOOKING NORTHEAST ON FLORA STREET LOOKING SOUTHWEST ON FLORA STREET

SE

LOOKING NORTHWEST AT SUMECT PROPERTY
FROM FLORA STREET

LOOKING SOUTHEAST AT DRIVE-THRU AREA

~
" 'ii IIIIIII

LOOKING NORTH AT THE EMPLOYEE PARKING LOT
AND SECURITY GATE

LOOKING NORTH AT THE CUSTOMER PARKING LOT
EXIT FROM FLORA STREET
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Subject Photographs and Exhibits

llllllllllnla{n{{jutE

LOOKING NORTH AT EMPLOYEE PARKING LOT REAR VIEW OF IMPROVEMENT FROM EMPLOYEE
PARKING AREA

0 {
. II

LOOKING NORTH AT EMPLOYEE PARKING AREA ENTRY FOYER

'4{ .L i,'A u{

RECEFITON AREA TYPICAL OFFICE

REAL ESTATE APPRAISERS AND CONSULTANTS, LLC



AC
C
EPTED

FO
R
PR

O
C
ESSIN

G
-2021

April30
2:54

PM
-SC

PSC
-2021-120-E

-Page
33

of72

20-050 1213 Piers Street

PUBLIC VERSION

Subject Photographs aud Exhibits

INTERIOR HALLWAY BREAKROOM

*iu~
IP

TELLERAREA STORAGE ROOM

,„0 I

COPY/MAIL ROOM TYPICAL RESTROOM
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Subject Photographs aud Exhibits

SUBJECT PLAT
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Subject Photographs and Exhibits

FLOOR PLAN
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Subject Photographs and Exhibits

SKETCH/AREA TABLE ADDENDUM
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Sales Comparison Approach to Value
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Our valuation of the subject property considered the best information that was available at
the time of our analysis and users of this appraisal should consider the appraisal may be affected by
the scope of work. Users are remiaded that tbe appraisal conclusions in this report are effective as
of the stated date(s) of valuation.

The global outbreak of a "novel coronavirus" known as COVID-19 was officially declared a

pandemic by the World Health Organization (WHO) on March 11, 2020. The reader is cautioned,
and reminded that the conclusions presented ia this appraisal report apply only as of the effective

date(s) indicated. The appraiser makes no representation as to the effect on the subject property of
any unforeseen event, subsequent to the effecttive date of the appraisal.

Respectfully submitted,

S. C. State Certified General

Real Estate Appraiser No. CG 1531

S.C. State Certified General
Real Estate Appraiser No. CG 983

GEKjr:JBW/scl
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Subject Deeds
(A copy of'the plat is contained in the Subject Photographs and Exhibits section of the report)
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This propmty ie osnveyed sub/eac co rxleclag richer'of vsy toc utiliciee.

roose Mo aexcain iota ot paresis ot lead ia the City
ot Coluthla sad in Rlchlan4 County, annh Caroline. part leuhviy
~bam upm ~ pMI thereat encl'clod 'Flat pmporod fot South
Catolloa Rleotrle aad oss Onapavy" hy Asaoalatsd Ensloeexe ead
Sucveyors, Isr., dered oacober 9, 197$ . Tbe oerchenneosc of chr
Cvo oaM 4CO ls tham upas COM ylat to eoacaln 0.50 Mxcs, ia
bouaded oa che natch by Neprard Street (unopened). aa the esac
7 chn xishc of soy ot souchera Rail«ay coayany, m tbe comb
y tiers streec, nul an che vest hy sxoaduay street, sad Is ahmn

, to Ct bauadad by ooumea esd discolors oe tollwe&
1 EESIENNM ac its emmxnsasc point ac the lacersoccisa ot cbe

oMM line ot cht Southern Ref)nay c'Ighc ot my Md cht propmcyliat ea tbe north side ot tioca street, theme sich tloes screet
0 yi ld' 119.C feet, abrase almg tba esaaam Ifm ot sreedusy !
stteet 8 17 36' 170.6 teat, theme «lch tba smthecn OMe
af soyvard street 8 71 54' 41.4 tete, chasse vich southern

teailuay xigbc of vsy C 47 10' lid.l feet to the heglssloe
point.

tba laxget parcel Ia chmn upon said plac ls separatnl fran
tbu ms)Mr parcel by Fists Scxnec ood Is sham co cMcsla

, 4.69 cocos, bouaded M ths aotth by plots strma, oa the eeet
by cbe right of usy ef southera Reltmy csapany aad seat Ermd-
vay stcam, aa che seucb by Seat ccoadusy Scram md lande of
ColmbM Stetl anl Natal, oad on che vase by rlehc of vay of
A.C.L. Cad Sautheca Rsllusy, aad by scseably Street. Sal4

I
~1 is sham ao be boua4ed cy emrees Md dlstsocm ts

oltmer REONNIISO at its nocchemnost foist ac cbe lnceraeatlea
ot the property line sleas che south OMe af piors e«race vltb
cbe ueacera iles of che Soutlwro ROAIM1 right of vay, cinnM
s 4P 30' 377.7 teec, cheese s D'4 e 140 test to RMC
SMC4vay smart, thenae 8 71'6' 633 .6 tmt co tlv rlsht of
vey ot A.C.L. cad somhmn Rellvoy, cheats vlth raid rlshc ot
my 8 Sd'3' 141.7 teec to the yc'oparcy line aloae she saccero '

ide of Membly Sttom tlvnoo vlth Aaamhly Ccrmc N 14 03 W

64.0 tmc Md 8 10 43' 110 feet io Flora stceet, chaser vlch
tlora SCceet 8 71'6' 661.3 feet to tin besinrdag PolaC.

a

nr'

l,'

This Is ~ porcleo ot the Strati af lead desarlbod aeI IIIII
cbo odplfAL C1TT parcel In che dead trna paeltla Wills to Faalflo

, Colusbbt Nlils, lsa. daced Oeombm $3, 1935 sad raearded in the
. ottloe af tho Resister et Steno cnureysneea tor Riahlsod Cointy,

0. C. lo Seed Rook 175, et yssoa 36$ ssd felonies. Ticle
, thereto passed co tbe Creator upas the statutory secser of
Paeltlo Coluable Ellis, tno. Iaco lt sa et seoeaber 31, 1565.

I Waa@R
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ii

I

u,'ogether

«lch all sad siagulsr tbe tights, alabers,
faoredlt4seats 40d dppvccon4Mos to che said pranleae beloegleg
Eor 10 Say«iso tuoldeat I» appertaining.

.I To oatg sob To aonI all ead slaouler the prealses betI»
'peatceaod auto che said oreacee)aad orestes' lueoeeeore aad
I assigns tererer.

bad the Creator does hereby biad itself ead Its
laaoeessocs Ia retreat aad foresee *teed ell Oad singular che

eld pr4lrlsee race tbo sold OS4ate4 aad Orsutos ~ stun»soars
aeelgaai againoc lcoelt rnd lts eucoeoloee 4ed OOOISOC oracy
pere)» vhn»osrer h»fully olahling or to allis the saul er eay
part cheroot.

Iu «It«see ui»pleo tbc -'n ot bas wed llo
Iaorporate 4441 to be heteuaco affined ead chase presents to bs

O ~

Ignsd by lcl duly eutborlsed offleers oa cbis the toui day
~ 1991.

OORIIORaTE

Ita W

teoCI

'I.

". ~,.d 'A

Y))

OY )

I) Y'I

'f
cgtgwaaot appeared before se che uaterahp»d «ctrees

usda oath chat (e)he aae cbe abele assed M, IASRSIAIO 0 $0$ ,
by lte duly euthorisad otffoara ~ Igni seal «1th lca oetporato
and as che aat snd deed ot said eersoratfoa dellrar the

In uricten goad) Ond tbeC (e)b4 vich Cbe othoc «leases Idu»e
Is eubsorlbed ebwe «IV»eood che ei»autlea thereof.

(ggsb)

I

'm;.+)I Pi '&

if

'avnah,n» aoo»ns
ua Maul«Iau»» I\ Iuu oa«4 Io» us«IOIosouaaaoev~ac las

Q 3N Iat433
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gftt2+
ltd Si.lRkatlame';

snnrs, or ssutn Non~0 «ugtsc~Es
1 to ccl CO nnht nytnrn

ocum ey ncanny wiy Lt& tnncnl

995m
2tcl7c 5Q

(0E@

mn 4th nnn nr tnnnn pnysnnyse tnty dsasye 4 natthausi
dc. an4 nstherins n. natthsuo, uhoso aniline address ie 919 nlsucgnnlrb,

nvenuo, eelushta, youth eacoltna toloa thocatnsrter uhethec IRK's

tha wdrsntecPI

atacesntd, ter aad ln ~isn oi rive hollers and no/1st
hollers 199 etl es4 utter valuable soasidsratien te tho scenter
yatd hy south oacolina nleetrin a esa ocscyanr, shoes nailiny
a4drceo ia yelnettO neuter, lens naia Purest, eelaahtac death

Carolina tents thecetnaeter uhathor aintuler or Plural cutercud teItcici
ea the "Srantaast hao yrentad, nardained, SO14 and rolsaae4, end hg

these ycessats does trent, hsryatn, sell and release unto

Oranteso tho coal estate ttdce

aycenisesoI deserihed as tollsusc

I

I

I

mat uitn all and elnyular, tha riyhts,
SIMI apyurtsnanese ts ths ycesieae hcdenyiuy sr in

t sr eyyertainint, inuludiny hst not linited ta ell
sf ssy astucs lssstsd on ths Pcauhlae and ell

ssd rtcthtsm&say ~snt to the pceaises.

nntn nm ye holy sll and atatulsr tha pccschcee unto
' '- Itttcy orestes, ies sueeessero and assidne eerarer.

and the dcentoc doss hsrshy hind itsale, ite ousaesaors,

and ether tsucul neyrascntativssr ts uarrant aad rocscNr duress all

IRNOSZI9Z030 ..

.'& tl

.-:.,- a'~~As-gc, .
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W 51088@taig

dashed d ~, ah. ntmIMIWaM 1. Nntttmna

oaonflg

algal Iloxol1&od sdetsntg haled dotf sooen ond deoosodi olwsthat (s)ha ls taatltse oltn tha shove~oned tnateonant ln ahtsh
theta ls nooitaa s nonlnal oeastdoeotton snd that tho tean
oonoldanatloa ls os caIIosse 0119,000.

~ dnP of~@ e 199I

&lt Sf0enttRVS
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EIt ~09&':I8'S
oud atnputer tho prealsoo ento the orentoe end the Orestes'o Retro
en4 decides& ogsiast the stentor ead egsituA tho stentor&e Ifeire
an4 hsaidsa and adafnst every person uhaasosser lasyully olatntno&

or to olelll& tho etna er euy port thoreet.
tho interest uow&eyed to the south caroline ateotrIO eue

duo coapeuy hy this asatruaeat ls sldvfeot to the lien sad

Prsulslsaa Ot tho Nertoage ia4euturs sated &Tannery 1& less& eas

supplsaoato thereto& entered late hy its aouporute Pcosoosssor,

south carolina poser ooupeay& ess central aanseer peak ead Trust

Ooapouy taou hanutuotuuers san&n&er Trust coarser) ~ said aurtgado

acoataur end supplenonts helnp Reuordod ln the oylloa et the cloth
et court, or orytoe oi the h.h.e., ia the county and St t
etoresutd.

nlttmss the Nasa ead coal or ths 4Rsator this~ 4ay ot
peoeahsr, in the year oi our herd oae thouseet nine hune~ ead

sin~ and ln tha tuo hundred stutesuth your ot tho dovereldnty

aad Indspendonuo s! tho onftsd states OT haoriuo

SIoatp& 44kfiho RPP hyl&lrpaap
w Rap rhasnur oyl

~NB&OII&tf '

I

I
I
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n ansaasao hefaso sa. the seseselsnaa vitesse aaa
I -..-.- --'vane shah tlat nlht hav the vtthtssvensn ssantes stsa, seal, ana ee

Rfnfher-ante ec4-4ea4y deuter tha vf~ittsn nsa4 foe tha nese
sn4 nssnoees thseetn aantlones, an4 that sita vith the atnae
vitesse shone stsnetase eyyaase abosai vitaeaaae the eneaatlon
thaseaf

Stean ts hafona ns this
snr of neeeshes, sssx

~e }

ttr easstesten nsnfsaea~d000
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all tboss ssccoln plsosse pscsola 4c tc4414 4f lsudo tucotbsc altalnpcnuuasatk tbocsoai &nous osd deal%lated ss not&4~4,c ut
4 7 -p. Q.ia.sbocn:sn-tba-pit& ncupocwk cuc"coact ceoftaa
&Lrtk&IO~ Cua CS., C444Cdad ln Plat OC at nau~ 7474 ln tbu
cd&los 4& tbs &s&latoc'! Its&en tcctllnpsnssa cac cuuatpe—.- -- punt&-cscollaap'ascdcunco to ubiob asp ls bocshy acus cec s aors
poctluulac dssoclption.

noclcatlonl INod &sob ucn ot ps&a $66t nook 461 at pans colt
coen 441 at Polo Iact tultolala &sod &con Tns Clue ot
Coluablu to tbo Ccsutec'ocoln dated cutobec te tOOl
snd cooocdod oh tbo dots noceoc,

T.tl &, &o,t 11741% 1 ~ 4 7 6 4 oud 10

'R 01083RIL'g
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state of sontb caroana BCD
Department of Labor. Liccnclng and Rcgnlatlon

Real Estato~Araisers Board

GEORGE~!@fJGHT JR
lfne O *

Is hereby e~tttlediln p(a tice as a:
I

Cert(fi
estral

ppraiser

License Num

Seplratlee nate: Oooo/I

OFFICE COPY minlslrstor

BCP 1330762
Slate of Sootb Carauna

Deparlcccnt of lobar, Llccnalng and Rcgalaaon

Rent Estate~A isers Board

JOSPPg.'. QODS

Is hereby entiti 'tn p gati e as a:
I tL

Certi aiser

License Num

Eealratlea nate: Oasoaoll

OFFICE COPY Administrator
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Bs(amam(saagmsm
Manbcr, Appall Insututc, (MAI) Catifiauc No 12092

PUBLIC VERS NliTications of George E. Knight, Jr., MAI

Sduagum
Bachelor of Scicncc Dcgrce Bounces Adm niprat on, Rect Esate snd Pmwce,
Univcraty ofSouth Caolma, Msy 1987

thammmLSdmamm
QIKCmmm

rkaaaamURmaaa
Couae I Al, Real Estcte Appraisal Prinaplcs, February 1991

Couwc SPP, Stendenh of Profcsuonal Pmcuce, Pans A R B, September 1991

Couwe IA2, Banc Valusuon Procalurcs, May 1992
Couae I BA, Capitalization Theory and Tcchniqucs, Pan A, Msy 1992
Couae I BB, Capitalization Theory and Techniques, Part B, Nowmher 1992
Course 320, Gcncrsl Applications, Apnl 1994
Course 520, )aghast B Best Usc and Markw Analyas, Oaobar 1998
Course 550, Adi weed Applicet ons, Dauber 2000
Course 530, Advanced Sales Compen son snd Cost Approaches, January 2002
Cowes 540, Repwt Wnling and Valuation Analyas, Junc 2002
Coume 010, Cemputer-Enhanced Guh Flo Modclina, No ember 2004
Pundcmcntals ofSeparaung Real Properly, Pcmonal Propeny and Imenyblc B aness Assets, Mwch 2012
Busmcss Prawiccs and Elhics, December 2018
Uniform Standwds for Fcdcad Land Acquisiaona Pramiad Appltcctions. No cmbcr 2017
Course 400, 7-Hour Updwc USPAP, Fcbnary 2020

AIBHB6UIBBBaa
Complex Lntawon Appraisal Case Stwhcs, Apnl 2013
Ihght ofWay — Three Case Studies w Ih Tiw Appnmc has lo Value, Dao her, 2014
Spcasl Usc Propatics Hospitality and Senna Housing. Jenwry 2015
Tbe Dacountcd Cash Flo Model'oncepts, I swee and Appliamons, Januay 2015
The Lender, Client and Apprmser — You'e on thc same Teems, July 2015
Technology Tips for Real Estate Appndscrs, Oclob«2015
Cam Studies - Complex Valuation, January 2016
Statutory Changes to Propcny Tax Law md EEca on Msrket Value, July 2016
Hot Topics and Myths m Apprascr Lisbilny, Jmauy 2017
Forest Valuclion &or Non Foreslcm II, April 2017
Suue ofSouth Carolina — Economic Summit, April 201$
complimce, complwcwm and compwwwy, July, 201$
Glowi Valuation - Values end Techniques, Oaober, 20 IS

Swe of South Carol na - Economic S mmit, Jan wy, 2019

The Mahm Appra set. Oaober 2019
Thc Rotc of Ihc Appraser, Oaober 2019

Eminent Doman, The Nuts and Bolts ofPublic Ttbmg Febmsry-March, 2005

lhghi ofWay Sympunum, Dcccmbcr 2016

Zmagaaaakthmmaaaaa
r)tamam()a@lait
Lesdewhip Development Advisory Counal G.DAC), March 2004, Msrch 2005. Msy 2006
Leadcisiup Devwapment Adwwry Counal (LDAC), Msy 2007 Dacusnon Lcadcr, Apnl 2008 Vice Char, Apnl 20tH Char
Appraisal Institute Edumaon Trust, Committee Member, 2009, 2010, 2011
Appnussl Institute Go anment Reletions, Commitae Mcmbcr, 2010, 2011
Appnuad Insntute Rcmon IX Chapter Swv ccs Rcprcscntstivc, 2011-2012

tkammm()samm~odnm)m
Charmsn, Assocates Gmdcncc Committee (2004.2005)
CaCluunnan, Go emmcnt Relsuons Commincc (2005-2006)
chairman, oovwnmcnt Rclclions commmce (2007, 2008, 2NN, 2010)

Chapter Secrmay (2007), Chapter Tmmurcr (200$), 2 Vice Prendcnt (2009k Vice Pres dent(2010), Prwdent(20tH, Immediate Psst Prcadcnt (20121

Valuation Commiuce Charmcn (2006 to 2017)

m i in

(Ehakthmassaiana
Leadcmhip Columbia, Class of2005
Lcadcmlup Columbic Commiu«e (2006, 2007, 2008)
iawcrdup columba Alumm Assoaation Board (2006, 2007, 2008. Pscudent- 2009)
Columlna Rotary Club, (2002 lo 2010)
Shaa Our Suzy (SOS), Board of Diteclom (2006 lo prcscnt)

kXJLM(ssmlasaamtsamaawl
Internet Revrew Commihee, 2006- 2011
Board Mcmtur, 2012-2013
Board Chair, 2014- Prcscnt

Pmfamima(aaammm
Real Estsl«Broker for Bob Copes Realtors, June 1987 - June 19$S
Rcseach Asm slant dt Assoa ate Ap pouter for JcHwy Wy men B Assocuncs I c . Febnary 1991 - June 1995
Apprascr end Farmer- Reel Estele Appnuscm end Consultena, LLC (REAC) Rad Esture Appraael arm. I ly 1995 to Present
Bwkcr in Clwgc snd Lamer- The IQught Company. LLC, Real Estate Brokacge Fnm, 1995 lo Present
Qusligad es an cxpwt wlncss in Cucuit Court for South Cantina and North Carolina, Supcnor Court for Georma

LBBBM
South Caulms State Licensed Real Esatc Broker
South Csrolms State Certifial Gcncrel Real Estele Appra sar, Certificate No CG 1531

Geoqps Catified Gcncral Real pmpaty Appnuser No 21am3
Nonh Caolmc stere c«t aed Ga cml l4d Esut Appa a No A4485
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Dcayaad Mcmb« f Ihe Appnissl Inslibm ORA
ICIUMbcMI Rtglil CI Wtc/ Asscclan

PUBLIC VERSION Addenda

USdssmim(ah ~alsuam
Swubnh ofPn&suencl Pnaica, Pnt A (USPAP). 1996
slandanb ofBofeaiaud FM6w. Pw B, Mcy 1997
B cl cMt4CcpthliccdawMnch 199$
Stwdads oIPmfewwd Pnnice Cawe 410C, May ZMI
Income Vcluclion ofSmell, hbscd.USS Pmywm Cown UN, Scptanhcr 2001
Scpcmsay ApprUsc /fSSNcc Applaser Ceittsc, M I 5

7-Hour Nclmncl USPAP Up&u C~ 201$

Raidwlicl Veluwan, (E HI-1), 19$5

B dnds ofpmfcwonel pncnce (Bwn 01-7/$.1), 19sy
Real Estate Appwml P 'l (F 0 I A-I IS-I), 19$$

IaimauhnLEBMBH
hmoducuoa lo Incema pmpeny Appww. october 2005
Ad aned &wan CcpkcltMbtci Ptecsdittm, Oclcbcr 2005
Applied lnco a Pwpcny Vdwim(kb&e 1005

APPninng fo &4 DSPUNMI of the kl m, 2019
Faid c 1st~ ef CNMiNctcl RMI EIM41"Naicc fer ppnis4tc, 2019
Espaienca Saaeang. 2019
Sale of sou& camtinc Economic Summit, 2019
&wthc V 4 of the Tow& One hhnd Use Pwpenies, 101$

~nd bs lapsa oa Value ia Swab Caolinc Pmperbcs, 2017
Fensl VcliatuN fm Nt Pe olcn, PUI H, 1017
Ha Topics cnd Mydn io Appniser Ltabtkly. 2017
B ~ Pnaiaa end Educe, 20ld
Conlrect a d ERNNM Re t FMH g Ihe Reel RaN, 2016
Anslysing Tenan\ Crab\ Risk and Commemcl Lena A dyes, 201 d
Technology T ps fw Real Esla Appnnas, Ml I
Ewluaing Commercal Conslrucoon Pn c, 2015
S uncss Pacbccs R Ethics, 1014
Makctebil ly sbd mi st* sn0 lww & Saic Applicsdons, 2014
Makembilily snuhcs: Advanced Contidcnlioas & Appltcsnan, 101)
Podarcl Agcndes ~ d App sd. Pmyw Updaa, 1012
Reel Enaa Finance, Value, end Inwsmwi Pcrfomwne, 1011
Amly ng Tamil Ctagl Risk aul CommNcid Lease Anclysa, 2012
Meal dn Clnllenges of the Cluny'ag RE Amnascl Pwfcw, 2011
A&aaced Sprcahheet Modeling fw Valucnon Applicaliow, 2011
Rend bd Appniod Updcl Stay w Cempelenlm a Ncw Deccda. ZOU
The Appnuser and Ihe S ta lo do Buswss. Loca6o, Ti g, 1010
Using Sprcabhccl Bogww Ral EMU Appnnals, 1010
SpNlight on USPAP Ayeemcnt for Semess.humanw, 2010
A Lends 's Peapeai ~ Zbe Role ofdn Appraisal. 2am

K(H(t
"Appncml ofEmacnt Dww'cqasitiowL Bplw&a 1001

Rmfmatma(AIEOMMM

pm/ea Team, Appraiwl hubnae-cossuloagumnr Espcdcoce, 2M6
Lcnkrsl p Dcvclcpninil nid Adwwrf CCMctl, 1007
Leadcntup Ibm lopwn\ cnd A&ison Canal, 100$
Lwdtnkp Bmlopm I ad A&ksm hmd. Rd Alamste Discwsion Leader, 20M
Lesdenhip Dwdopmcnt end Adwwy Counal. Ibscuwo Lw&n 1010
Laakahip Development aml Advhnry Counal, Vice Chait. 2011
Les&amp Dnnkyw I a d Adwwy Co I, Clw, 1012
Projca Teem Appnncl Insblne — Appniscl kpcmknca. 100$
Nalionel Bkanon Comm Iten 2011 — 10 Id
CEO Seach Comnunas 1017 - 101$
N ti d Bbn arcs Re ~ Puid, Cenlna Sass er(CwrenO

Smmlm(jgmhll~tjUIMM
Pron& I(2015)
Pint Vice Ptendcnl (2012)
Seco dVceP cade l(10U)
RcSioncl RePrescnl4bvc (2011 & 2012)
T~(ZOIO)
Chcptw Secr4laty (1009)
Semce on BOD Hhrcclor) and mdma canaunces

Nsl «nl Reel Eswc Appmaa Addison co lice. subjca hkna Bgnn. psl. 1005
lnakrshlp Colottibic, GrcUct Colitic&is Clntiibcr 0( CetiNiNcc, Clas of 20$6
Leadenlup Columbi~ Cannunee, Gnaw Cdumbi~ Chas&sr o(Comnnrce (1007, ZOOS&

tmfmmau(eguaagm
R«recrch Asst dt Associate Appniser for Icgay Wyman and Assoa elas, Inc fiom 19$6 - 1991
Sid( Appnu sar fot Thanm Watb cnd Assoasian fiom 1991- Scyamwr 1994
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